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ABSTRACT
New Orleans has experienced a severe decline in its economic
& housing conditions over the past seven years as its oil
dependent economy went into a tailspin of high unemployment
rates, poverty, and numerous foreclosures.
The City of New Orleans has taken positive steps to diversify
& revive its economy, and is currently awaiting feedback from
the Mayor's Neighborhood Revitalization & Housing Task Force
on how to proceed with plans for revitalizing neighborhoods.
Liberty Bank & Trust of New Orleans, as a pillar of the
community, has decided to lead a housing initiative to assist
the city's efforts to reverse its past decline. This
initiative aims to preserve the deteriorating housing stock,
and reverse the low home ownership rate through neighborhood
revitalization.
Liberty has established relationships with the Federal
National Mortgage Association & the Neighborhood Development
Foundation to assist it with its efforts to implement their
proposed strategy. Their strategy is to target neighborhoods
that are dominated by renters, and that will have median home
prices, after rehabilitation, and that are affordable to low
& moderate income persons. The major goal is to achieve a
minimum home ownership rate of 50% and to upgrade the housing
stock in each targeted neighborhood while minimizing the
displacement of its current residents.
The purpose of this paper is to devise & recommend to Liberty
Bank, a comprehensive revitalization plan for New Orleans that
will integrate all available resources, set goals, & establish
criteria for choosing neighborhoods. It will also target
potential neighborhoods for the revitalization efforts and map
out a strategy for implementation. The devised implementation
strategy involves four steps including visible commitment,
preservation of the housing stock, targeting borrowers &
promoting home ownership, & stimulating reinvestment. This
strategy should produce positive results, and a decent quality
of life if the crucial players cooperate, and adequate funding
is located.
The actions to reverse the city's decline through economic
development & neighborhood revitalization should allow New
Orleans a sufficient recovery and lead it into a promising
future.
Thesis Supervisor: Langley C. Keyes
Title: Professor of City & Regional Planning
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I. INTRODUCTION
New Orleans, a true "melting pot", with its cultural &
ethnic diversities, as well as its historic & diversified
housing stock, has experienced a severe decline in its economy
& housing conditions over the past seven years.
Formerly dependent on its on & offshore oil & gas
production, a decline in oil prices led its oil dependent
economy into a tailspin of high unemployment rates, poverty,
and numerous foreclosures. As a result of the high foreclosure
rates, the housing stock has been abandoned and ignored, the
home ownership rate is well below the national rate of 64%1,
and there has been a virtual halt in residential construction
activity.
According to the 1990 U.S. Census and the City's Office of
Housing & Urban Affairs, New Orleans has one of the highest
vacancy rates in the country at 16.5% or 37,338 units and a
home ownership rate of only 43.7%. A University of N.O. Real
Estate Study2 reported that single family permits have been
consistently decreasing over the past seven years to a low of
107 units in 1991, and apartment construction permits are
currently at zero and have been since 1989.
Diane Crispell.Home Run. American Demographics, Sept. 1990.
2 University of New Orleans, Real Estate Market Analysis
January 1992.
To reverse this negative trend, diversify its economy, and
create an alternative job source, New Orleans has shifted to
become a tourist & convention paradise. It has become one of
the world's largest meeting places with approximately
7,000,000 tourists per year and the third largest convention
center in the country. In fact, it has recently been named the
NUMBER 1 Convention City in the United States. The growth in
the local tourism industry should continue as a result of the
success of the Aquarium of the America's, the convention
center's record bookings, and the legalization of riverboat
gaming and one land based casino. The city also serves as a
transportation and distribution hub offering direct access to
key domestic and international marketplaces because of its
location at the crossroads of the nation's two major
waterways, the Mississippi River and the Gulf Intercoastal
Waterway. These key industries are driving the resurgence in
the local economy despite the national downturn, and are
helping New Orleans overcome its former economic depression.
Although positive steps have been taken to boost economic
conditions, steps must also be taken to improve housing
conditions, reduce the vacancy rate, and increase home
ownership. Various revitalization & home ownership programs
have been created to meet the needs of buyers, but only one is
neighborhood specific or concentrated in nature.
Liberty Bank & Trust Co. of New Orleans, is prepared to
assist the city's efforts to reverse the trend that has
plagued many New Orleans neighborhoods. Liberty Bank, a pillar
of the community, is the oldest and largest African-American
bank in the Gulf South region, and the city's foremost VA/FHA
housing lender with only 56 million in assets. 1992 marks its
20th anniversary, and its survival of one of the toughest
periods in the U.S. banking industry.
Liberty is committed to meeting the needs of the
underserved population by extending credit in neighborhoods &
businesses where other banks dare to venture. In spite of a
riskier lending practice, Liberty has posted losses in only 3
of its past 20 years, and is one of the 9 banks with less than
100 million in assets remaining in operation in New Orleans,
of the 27 operating in 1984. Liberty is constantly involved in
community improvement efforts, and sponsors several annual
events in the city including the Liberty Track Meet, and the
Black Heritage Festival. In an effort to help revitalize New
Orleans neighborhoods, Liberty has decided to lead a housing
initiative that aims to preserve the deteriorating housing
stock, reverse the low home ownership rate, and increase
public services in the neighborhoods. The initiative will
target neighborhoods that are dominated by renters and that
will have median home prices, after rehabilitation, that are
affordable for low & moderate income persons. Neighborhoods
that can immediately benefit from stability and increases in
property values will be targeted, as opposed to severely
blighted areas that are in need of major capital improvements.
The major goal is to achieve a minimum home ownership rate of
50% and upgrade the housing stock in each targeted
neighborhood, while minimizing the displacement of its current
residents.
Since a constant source of funding is crucial to any
revitalization efforts, Liberty Bank has formed a partnership
with the Federal National Mortgage Association (FNMA) to
provide affordable mortgages to low and moderate income
families. These mortgages are available for both home
ownership and home rehabilitation, and increase home ownership
and rehabilitation potential for these families because they
allow qualification and loan to value requirements that are
higher than the standard. These loans contain a mandatory
educational requirement which requires all borrowers to attend
homebuyer training sessions in order to reduce the probability
of default. FNMA will supply "cash flow" by purchasing these
pools of special mortgages catered for the program, to
replenish the availability of funds to the bank.
Liberty Bank's president, as a founding member and the
current president of the Neighborhood Development Foundation
(NDF), will include NDF in its strategy to conform to the
educational component required by FNMA. The Neighborhood
Development Foundation, an existing non-profit, will
administer the borrower training program because its mission
is to increase home ownership by training low & moderate
income New Orleanians in various topics related to home
ownership. Liberty has worked closely with NDF since its
inception and has provided financing for at least 25% of the
homes purchased through NDF.3 The bank has also provided NDF
with operating grants, free office space & parking, and the
use of its board room for training sessions. Liberty Bank's
relationships with FNMA & NDF provide a sufficient base for
implementing its proposed housing initiative, but it is in
need of a plan that maps out how it should proceed. To date,
Liberty has begun inventory in one New Orleans neighborhood to
determine its available stock, housing conditions, and service
needs.
It is generally agreed that neighborhood preservation
strategy cannot be effective unless it is comprehensive in
nature4 . The purpose of this paper is to devise and recommend
to Liberty Bank, a comprehensive neighborhood revitalization
3 Kathy Finn.Liberty survives by being a "little bit more
than a bank" CityBusiness, May 18-24, 1992
4 Roger S. Ahlbrandt, Jr. A New Policy for Neighborhood
Preservation.,1979, p. 215
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plan for New Orleans. A comprehensive plan is one that
includes all available resources, and that captures all the
dynamics of neighborhood revitalization, and not just one
part, ie. home ownership, code enforcement, rehabilitation of
vacant housing, upgraded services. The plan will be guided by
Liberty's proposed strategy, and will include other elements
including expanding public services, strengthening
neighborhood commitment & confidence, and revitalizing the
business & commercial areas.
Before the implementation of Liberty's plan can begin,
Liberty must create a non-profit organization to effectively
oversee and carry out the goals of its initiative, and to take
advantage of monies available only to non-profits. To create
this organization, Liberty should use its resources and
established relationships to locate board members, and a
qualified & capable staff.
Goals must also be determined, neighborhood criteria set,
potential neighborhoods targeted, and a real estate developer
identified. A real estate developer is needed to advise &
assist the non-profit organization with its development
efforts, as well as to develop or rehabilitate the vacant
sites, multiple family residential housing & the commercial
centers in the neighborhoods. Although rehabilitating housing
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is the nucleus of the revitalization plan, the commercial
centers are also important. They are important because they
provide the neighborhood with the goods & services that they
require, in addition to potential jobs for the residents of
the area.
To achieve these requirements, a thorough analysis of the
present state of New Orleans & its neighborhoods and the
components needed to effectively revitalize them is required.
In addition to the combined efforts of Liberty Bank, FNMA,
NDF, and the newly created non-profit, the Mayor, as the most
visible & influential leader of the City, must show his
commitment & support, and through his political power,
encourage participation from the crucial parties before
implementation can begin. He must also allocate sufficient
monies to carry out implementationand through the city's
various agencies, enforce current housing code & zoning
standards, and increase public & human services in the
neighborhood.
Through his Neighborhood Revitalization & Housing Task
Force, the Mayor has recently expressed his concern &
commitment to revitalizing New Orleans neighborhoods. He
created this Task Force as a part of his Economic Development
Strategic Plan to coordinate efforts and recommend to the
city, a targeted program for neighborhood redevelopment. The
Task Force has recommended that the city use its financial
resources & enforcement programs to improve strategic
neighborhoods, and encourage the formation of viable
community-based organizations within the neighborhoods. The
Mayor is currently awaiting further information on how to
proceed to achieve these goals. His participation is vital
because it shows visual commitment that can in turn,
positively influence the attitudes of others & encourage their
participation and financial support.
Resident participation & commitment is also vital. Their
participation is needed to ensure that the revitalization
efforts are catered to their individual needs, so that the
character of their neighborhood can be preserved. Their
participation will also be needed to promote the neighborhood
and to make sure that it maintains their agreed upon
standards.
After potential neighborhoods are identified, and the
Mayor's commitment is received, implementation can take place.
The proposed implementation strategy is based on a similar
plan implemented in the City of Detroit 5 , but is catered to
5 David W. Rasmussen. A National Housing Strategy for the City
of Detroit, 1981, p. 60.
the unique housing stock, home ownership & rehabilitation
potential, and housing affordability in the City of New
Orleans. The four step strategy involves visible commitment,
preservation of the housing stock, targeting borrowers &
promoting home ownership, and stimulating reinvestment. Only
a few neighborhoods are to be targeted at once, to achieve the
most visible results, because visibility is of great
importance to neighborhood preservation.6
To sufficiently understand why a revitalization plan is
needed, how it can be effectively implemented, and why
participation is important, this paper will evaluate City
statistics, outline the Proposal for Revitalization & Home
Ownership, and review Critical Risks and a Conclusion.
Chapter 2, City Statistics, explains the present state of
the housing stock, how it arrived at its current status, why
an increase in its demand is expected, and how the city is
preparing to meet the increased demand.
Chapter 3, A Proposal for Revitalization & Home Ownership,
outlines the goals & strategy chosen for the plan and explains
how the key participants and other targeted resources must
take part. It also explores the diversity found in many New
6 Roger Ahlbrandt, Jr. A New Policy for Neighborhood
Preservation, 1979, p. 217.
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Orleans neighborhood's, what makes them unique, and how their
unique qualities should be considered for implementation.
Chapter 4, Critical Risks & Conclusion, outlines the
drawbacks of the revitalization plan, as well as effective
methods for avoiding them. The Conclusion suggests that the
plan is feasible, and can be properly implemented if the Mayor
takes the lead to encourage involvement of the needed
participants, directs sufficient monies to the program, and
makes sure that the plan is carried through.
If participation is strong, and possible drawbacks are
minimized, New Orleans neighborhoods should have a bright
future. Their diversity of prices, housing styles & types,
cultures, and socioeconomic statuses helps to create racial &
economic harmony, as well as strong neighborhoods. In
addition, the expected increase in economic activity which
should create new jobs as well as reduce the current
unemployment rate, could spark home ownership investment with
the help of a comprehensive plan and affordable housing costs.
I. CITY STATISTICS
It is important to review the city's statistics to
determine who makes up the city's population, the profile of
an average resident, what types of jobs are highly dependent
on primary industries, the availability and condition of
housing stock, and what future changes are expected that may
affect the ability of residents to become homeowners.
New Orleans encompasses 180.6 square miles of land area and
its current population is at 496,938. According to the 1990
U.S. Census, the majority of the population is black, and the
distribution of the population by race is as follows:
Black 305,047 61.39%
White 164,526 33.11%
Hispanic 17,238 3.47%
Other 10,127 2.03%
There are approximately 188,235 households and 63%, or
118,026 of them represent families. The average household size
is 2.55 persons, and the average family size is 3.3 persons.
The Census also reports that thirty-one percent of the
population is between 25 and 44 and that the average age is
31.6 years.
New Orleans' median household income is $ 18,110 and median
family income is $ 25,031. Although this median income is
approximately $ 10,000 less than the median for the
Metropolitan Statistical Area,(MSA), of $ 35,100, it is
sufficient for housing affordability.
Employment levels slightly exceeded the national average at
the end of 1991 and total employment as of March 1991 was at
265,152. TABLE I below shows the distribution of jobs by
industry.
TABLE I
Total Employment 265, 152
Mining 12,222
Construction 6,242
Manufacturing 16,430
Transportation 28,385
Wholesale Trade 14,113
Retail Trade 41,115
Finance 18,063
Services 111,414
Public Admin. 16,551
SOURCE: Univ. of New Orleans Real Estate Market Data Center
Research conducted by the University of New Orleans' Real
Estate Market Data Center indicates expected increases in
personal incomes, population, by 17,000 persons, and
employment levels, by almost 10,000 by 1993, as a direct
result of the gaming activity. The increases in employment
will probably contribute to the number of construction &
service jobs in the city, and as Table I indicates, the
majority of New Orleans jobs are in the service sector. Since
service jobs usually are associated with lower pay, they
usually do not allow home ownership potential when in highly
inflated areas. Since the gaming impact should greatly affect
the demand for housing in the city, and the median family
income is sufficient for housing affordability, many resident
with service related jobs, will have the potential to become
homeowners.
The City's Office of Urban & Housing Affairs reports that
New Orleans currently has one of the highest vacancy rates in
the country. The numerous foreclosures the area experienced
beginning in 1985, reached 2429 units by 19907, as
unemployment and poverty increased, and the home ownership
rate is currently at 43.7%8, below the national average of
64%. Home ownership continues to be a problem because of
barriers including insufficient cash for closing, fear that
home ownership is unattainable, lack of awareness & knowledge
of the homebuying process, and the habit or tradition of
renting. The foreclosures also caused residential construction
7 University of New Orleans, Real Estate Market Analysis
January 1991, p. 39.
8 1990 U.S. Census
to become almost non-existent, as there was a precipitous
decline in permits. In 1991, there were 107 single family
permits & zero multiple family permits.9
According to 1990 U.S. Census, the total housing stock is
at 225,573 units. Table II shows statistics on occupied units
& their racial composition, vacant units, and the number and
percentages of homeowners & renters.
TABLE II
TOTAL HOUSING STOCK
Occupied
Homeowners
Renters
Vacant
225,573 units
188,235
82,279
105,956
43.7%
56.3%
37,338
RACIAL COMPOSITION OF OCCUPIED UNITS
White 80,196 42.6%
Black 103,595 55.0%
Other 4,444 2.4%
SOURCE: 1990 U.S. CENSUS
9 University of New Orleans, Real Estate Market Analysis
January 1992, p.34.
The 1990 Census also reports the breakdown of the housing
stock as follows:
1 unit 82,772 units
Townhouse/Condo 43,248 units
2-4 units 49,665 units
5-9 units 15,056 units
10+ units 31,102 units
Other 3,730 units
A significant supply of the housing stock is being held by
various financial institutions as well as the Resolution Trust
Corporation, and absentee owners. Recent auctions, home
ownership programs, and the willingness of area financial
institutions to deplete their Real Estate Owned (REO)
portfolios has led to an increase in sales in a market
dominated by first time buyers. Orleans Parish experienced
2196 unit sales up from 1990 units in 1991, and single family
units sold at a median price of $ 71,521 or 41.22 per square
foot.10 The recent increase in sales may also be attributable
to the affordability of housing in New Orleans. New Orleans'
1991 affordability index was at 115, indicating that over 50%
of all area households can afford to buy the typical single
family house.
As a result of the halt in multiple family construction
activity, apartment occupancy rates have continued to rise and
10 University of New Orleans, Real Estate Market Analysis
January 1992, p. 19
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should remain steady at 93% through 1992.11
The housing stock's availability and condition is very
important if home ownership and a decent quality of life are
to be available to existing residents, as well as the new
residents expected from the gaming impact.
The immediate demand for housing should be for apartments,
but as long as the auctions, home ownership programs and REO
portfolios exist, and home ownership is affordable, the demand
for single family housing will also be prevalent.
11 University of New Orleans, Real Estate Market Analysis
January 1992, p.43.
III. PROPOSAL FOR REVITALIZATION & HOME OWNERSHIP
A. Goals/Strategy
As previously mentioned, the comprehensive plan must
include Liberty Bank's goals as well as other crucial factors
including enhancing public services, strengthening confidence
& commitment in the neighborhoods, and revitalizing the
business & commercial areas to succeed.
The objective of this plan is to identify New Orleans
neighborhoods in decline that can be stabilized and returned
to viability without significant displacement of existing
residents. Many New Orleans neighborhoods have the potential
for stabilization & viability in spite of their current low
home ownership rates, deteriorated housing stock, and high
number of vacant units. Services, attitudes and the commercial
areas in the neighborhoods can also be substantially improved
because of their low expectations, low commitments, and low
service levels. These resulted because of a lack of attention
and funding in the areas in the past and allow opportunity for
stabilization & viability in the neighborhoods to be achieved.
Stabilization & viability involves a balancing of each
neighborhood's inflows & outflows to reduce resident turnover
by promoting home ownership, maintain property values, public
services, & positive attitudes by the rehabilitation of stock,
and to upgrade the business and commercial areas in the
neighborhood through stimulating reinvestment.
By combining Liberty's objectives with the factors needed
for the stabilization & viability of New Orleans
neighborhoods, the goals that have been determined for the
plan include:
1 To upgrade and preserve the existing housing stock in
N.O.neighborhoods.
New Orleans' existing housing stock is one of its most
precious assets and important resources because of its
architectural & historical significance. A large number of
vacant & unmaintained units have detracted from the
character of many neighborhoods and are in need of
preservation. A rehabilitation program would preserve the
unique character of its neighborhoods as well as produce
attractive housing at affordable costs.
2 To achieve at least a 50% home ownership rate in each
targeted neighborhood.
The home ownership rate in New Orleans is 43.7%, and is
usually less in many of its neighborhoods. Neighborhoods
dominated by renters usually have high resident turnover
because of the instability of renters, but can regain &
maintain stability if they are dominated by homeowners.
Homeowners maintain stability in neighborhoods because they
have more of a financial stake in them & are less mobile
than renters. For this reason, the home ownership component
is very important to the success of the revitalization plan.
Fortunately, New Orleans's low home ownership rate and its
current affordability index of 115, allow its neighborhoods
a greater chance for achieving the 50% rate in each targeted
neighborhood.
3 To improve the neighborhood environment and its quality
of life.
High vacancy, lack of maintenance and insufficient
funding have caused many New Orleans neighborhoods to
deteriorate. Their viability is important to maintain
positive expectations about the future of the neighborhood's
condition and the quality & level of services that it will
be provided with. The city's assistance is needed, through
its various agencies, to improve the quality of services to
the targeted neighborhoods and to enforce zoning & housing
regulations to help them regain & maintain their residential
character.
4 To strengthen neighborhood confidence & commitment and
to encourage community participation.
Many New Orleans residents have lost confidence in
their neighborhoods and have either abandoned them or just
complain about their conditions. The neighborhood's
residents confidence and commitment must be restrengthened
to obtain community participation and to encourage them to
act. They should envision what they would like their
neighborhood to become and receive visual commitment from
both the public & private sector to help change their
attitudes to promote their neighborhood's health. The
residents must also participate by assisting all efforts
through neighborhood based organizations. If organizations
are non-existent, their formation will be encouraged and
assistance provided for start-up.
5 To educate all residents, especially new borrowers.
As a requirement of FNMA, and the tradition of similar
loan programs in New Orleans, a home buying and tenant
training program will be administered through the
Neighborhood Development Foundation (NDF). NDF is a non-
profit organization dedicated to educating & training
borrowers for home ownership and preparing them for life in
their new neighborhoods. The training of the residents helps
to strengthen commitment and shows them how to act and
impact their neighborhood.
6 To stimulate reinvestment by businessmen and investors.
Economic development is crucial to the maintenance of
the health of the city's neighborhoods. 12 When jobs &
commercial services cease to exist in an area, many residents
either move out or pay inflated prices for the poor goods &
services remaining. Many New Orleans neighborhoods have seen
many viable businesses in their areas come & go, and must
now view unsightly and uninhabited buildings. Viable
businesses are essential to the areas to provide the
basic shopping & service needs of the residents at competitive
prices. To help solve this problem, businesses & investors
must be convinced by the Mayor and others of the
neighborhood's viability, and provided with sufficient access
to capital and incentives to reinvest, as well as encourage
investment from others outside of the neighborhood. This
investment would in turn create jobs and provide the goods &
services needed in the neighborhoods at affordable prices.
The investment is key because if the neighborhoods are to
be dominated with homeowners instead of renters, their
inability & unwillingness to move frequently mandates that the
area must maintain sufficient goods & services for its
residents.
12 Roger Ahlbrandt, Jr. A New Policy for Neighborhood
Preservation, 1979, p. 214.
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7 To locate sufficient funding to implement the plan.
Many inadequacies in New Orleans neighborhoods, housing
that violates codes, housing in need of demolition, inadequate
public services etc., can be traced to a lack of funding.
Without funding, the program and services can not be
implemented. Local, state, & federal sources of funding must
be identified and utilized. Financial institution's must also
be convinced of the area's viability to provide alternative
sources of financial assistance and to meet their requirements
of the Community Reinvestment Act.
8 To minimize displacement of the current residents.
Minimizing displacement involves maintaining
affordability for the current residents. Since neighborhoods
affordable to low & moderate income persons after
rehabilitation are targeted, the probability of not displacing
many residents is increased, but a minimum of affordable units
must be required to assure that this won't be a significant
problem.
These goals and objectives should be frequently reviewed
and serve as a check & balance system to monitor the program's
strengths and weaknesses. Frequent reviews increase the
probability of making a substantial impact & achieving the
goals that were originally planned for the program.
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In order to achieve the goals that have been set for the
plan, the next chapter analyzes all New Orleans neighborhoods,
sets criteria for choosing targeted neighborhoods, and
suggests possible targets for neighborhood revitalization.
B. New Orleans Neighborhoods
According to the National Commission on Neighborhoods, a
neighborhood is "what the inhabitants think it is". 13 That
is, an area that contains an identifiable group of people with
distinctive characteristics, that is limited by geographical
boundaries.
Many New Orleans neighborhoods are just that, historic
communities that represent a unique character and a diverse
blend of socioeconomic and ethnic cultures. Although all of
its neighborhoods aren't historically & socially diverse, many
have all social classes as well as various ethnic groups,
(Irish, Germans, Italians, Blacks & Jews) , living within them.
Every socioeconomic group is also represented in their
architecture, and the architectural styles date back as far as
1718. Many neighborhoods also represent a diverse mixture of
housing types, where you might find anything from mansions to
shotgun doubles. 14  Thirteen of the neighborhoods are
designated as historic districts in the National Register of
Historic Places, and the entire New Orleans riverfront is a
series of historic districts. 15 An additional neighborhood,
Mid-City, is currently being surveyed for designation, and
13 National Commission on Neighborhoods, People Building
Neighborhoods, 1979
14 Shotgun doubles are one-story residences divided by a
common wall, and are one room wide with no hallways.
15 Preservation Resource Center
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within the city, 40,000 buildings have either national or
local register status. Many New Orleans neighborhoods also
possess low home ownership rates, although its stock is
affordable to the majority of its residents.
TABLE IV lists New Orleans's 32 neighborhoods and their
historic and percentage minority status, and EXHIBIT I shows
their locations within the city. (See Appendix for Statistics
on each neighborhood)
TABLE IV
NEIGHBORHOOD
1 Lakeview
2 Lakewood South
3 Filmore, St. Anthony, Dillard
4 Pontchartrain Park, Gentilly Woods
5 Mid-City, Tulane, City Park
6 Gentilly
7 Bayou St. John, St. Bernard
8 6th Ward, 7th Ward, Treme
9 St. Roch, St. Claude
10 Desire
11 Leonidas, Carrollton, Hollygrove
12 Fountainbleau
13 Broadmoor, Freret, Milan, Uptown
HISTORIC*
**
yes
yes
yes
yes
29
%Min
3.9%
29.0%
61.0%
60.0%
65.4%
98.5%
69.6%
96.6%
87.5%
97.8%
88.6%
30.0%
62.0%
14 Touro, Garden District yes 19.6%
15 Central City, Magnolia, Zion City yes 95.0%
16 Riverside yes 68.4%
17 Irish Channel, Lower Gdn Dist., yes 71.0%
18 CBD, Vieux Carre yes 20.8%
19 Marigny, Bywater yes 71.0%
20 Lower 9th Ward yes 94.6%
21 LakeForest 69.8%
23 Downman, Dwyer 59.0%
24 New Orleans East 74.6%
25 Algiers Point, McDonough yes 72.0%
26 General Meyer, Behrman 71.2%
27 Aurora, Brechtel, Huntlee Village 35.0%
50 Lakeshore .09%
51 Audubon, Prytania, Magazine yes 41.0%
52 University yes 34.8%
53 Lower Algiers, Naval Station 35.5%
54 Lakewood 43.0%
60 Esplanade, Iberville yes 97.0%
* listed on the National or local historic register
** currently being surveyed for historic designation
(Some neighborhoods may contain more than one historic
district)
SOURCE: University of New Orleans, Real Estate Market
Analysis, January, 1992. & The Preservation Resource Center
Green: ownership rate exceeds 50%
avg. incone exceeds $ 25 oM
anci/or well maintained stocki
Yellow: Targeted Areas Red: Very low incomes, ownershi
rates, & deteriorated stock
'9
orH
Map bey numbers cenfem to UNO oUudv. Nos. 21 22. 2S. and 47 rsserved. [
MAP SOURCE: University of New Orleans Real Estate Market Data Center
New Orleans neighborhoods have experienced decline as its
oil sensitive economy was inflicted with record foreclosures
since 1985. There were 2429 in 1990,16 and the overabundance
of stock has meant that housing has not been maintained and
kept up to current housing code standards. Poverty has driven
low income renters to these areas due to cheaper rents,
marking them with bad images and low expectations. In order to
reverse this trend in time, a strategy should be developed
that preserves the unique architecture & history of New
Orleans' neighborhoods and their housing stock.
The ideal revitalization strategy is a combination of both
gentrification & incumbent upgrading, since the overall
strategy is to target neighborhoods that are dominated by
renters, and that can benefit from stability while minimizing
displacement & maintaining affordability.
Gentrification usually involves the influx of new, upper
income residents who resettle in declining areas and renovate
the homes within it, but this plan targets residents of
similar socioeconomic status to minimize displacement, ie. low
& moderate income persons. Incumbent upgrading involves
reinvestment in the area as a primary result of the present
resident's efforts to rehabilitate the housing in the area.
16 University of New Orleans, Real Estate Market Analysis
January 1991, p. 39.
The promotion of home ownership will also be included to allow
the neighborhood to achieve stability through less resident
turnover and more resident participation.
Before implementing the revitalization plan, criteria must
be set for targeting neighborhoods. To determine criteria in
which to choose potential neighborhoods, the Neighborhood
Housing Services Model for the City of Detroit 17 was used as
a guideline. 1990 Census Tract Data was also used, and since
each city is different, the unique characteristics found in
New Orleans neighborhoods had to be taken into consideration.
The following criteria has been determined for the plan:
1. The area should be able to benefit from rehabilitation &
upgrading, and have housing that is basically sound but does
exhibit need for maintenance.
As a result of the many foreclosures, many N.O.
neighborhoods are in need of maintenance and rehabilitation,
but targeting blighted areas that are in need of major
improvements, is not the goal of the plan. Neighborhoods
having visual,(physical deficiencies, such as deferred
maintenance and inadequate public services), but not many
structures in need of demolition, will be targeted.
17 David W. Rasmussen, A National Housing Strategy for the
City of Detroit, 1981, p. 56.
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2. The housing units should be predominately single family or
doubles.
Since the plan is targeting low & moderate income borrowers
for home ownership, neighborhoods that contain a majority of
housing stock allowing home ownership potential should be
targeted. Many N.O. neighborhoods have an abundance of shotgun
doubles, and it is not uncommon to find three or four in a
row. Since a large number of low to moderate income persons
purchase them, an adequate representation should be available.
Many low & moderate income buyers purchase doubles because it
allows them additional resources to meet monthly mortgage
payments by finding tenants for the unoccupied side. Family
members sometimes pool resources to purchase doubles, and
their new mortgage note is often less than their former rental
payments. The prevalence of doubles in neighborhoods and the
goal to encourage home ownership suggests that both single
family & doubles must dominate to afford greater home
ownership opportunities.
3. The home ownership rate should be between 25 and 49%.
Although the city's home ownership rate is 43.7%, rates
in many of New Orleans neighborhoods are below 43.7%. Since
the goal of the plan is to achieve at least a 50% home
ownership rate in each targeted neighborhood, the rate in
the neighborhoods should be low enough to allow improvement,
but not so low that the 50% rate can not be achieved. The 50%
rate may not be able to be achieved in neighborhoods where the
median income is too low and does not allow housing
affordability, or where apartments dominate the existing
housing stock and do not allow home ownership potential.
4. The average annual income should be at least $ 16,200, and
the average home value should not exceed $ 75,000, after
rehabilitation.
In New Orleans, 52% of all households have incomes below
80% of HUD's Metropolitan area's median of $ 28,080. Although
New Orleans' median income of $ 25,031 is less than the MSA
median, and over 50% of all residents can afford the median
home price of $ 71,521, the majority of the households are
renters. NDF18 reports that approximately 17,000 renters pay
rent equal to or greater than a minimum mortgage note and the
1990 U.S. Census reports that over 90% of all renters pay
rents less than $ 499 per month. Nearly 50% pay rent between
$ 250 - $ 499, and the city's average rent is $ 417 per month.
If this rent would be applied to a monthly mortgage payment,
it would translate into a home value of $ 60,000, using FNMA
LTV & qualification requirements, or an annual income of $
15,200. An analysis of Census Tract data indicated that most
neighborhoods possessing at least a 25% home ownership rate
had average incomes of at least $ 16,200. Since the home
18 Neighborhood Development Foundation
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prices must remain affordable to low & moderate income buyers,
a maximum median home price should be established. Since there
are a range of home prices found in many New Orleans
neighborhoods, the maximum average value will probably exceed
$ 60,000, but should not by so much that it will displace a
large number of residents. To compensate, a maximum value of
$ 75,000 was determined. The value was established by
calculating the average of the minimum & maximum range of home
values which represent 45% of the housing stock in New
Orleans. The range is $ 50,000 - $ 99,000, which averages to
approximately $ 75,000. Therefore, if a maximum value of $
75,000 can be maintained, then the majority of low & moderate
income residents should be able to afford housing after
rehabilitation. The exceptions to this rule are neighborhoods
containing an extremely wide range of housing prices such as
Carrollton, Uptown, the Lower Garden District and Mid-City. In
circumstances where neighborhoods don't meet all criteria, but
possess unique characteristics which make them good targets,
the newly created non-profit must use its discretion to
determine their feasibility. (ie. neighborhoods that have
lower incomes, but high home ownership rates, and a housing
stock that allows for home ownership potential.)
To determine which neighborhoods might be possible targets,
information was obtained from the Neighborhood Development
Foundation, on the most popular New Orleans neighborhoods in
which low & moderate income families chose to reside, and
combined with the statistics on each neighborhood computed
from Census Tract data. The most popular areas were as
follows:
New Orleans East 21%
Gentilly (7th ward) 18%
Mid-City 16%
Uptown 15%
Upper Ninth Ward 12%
These areas are most popular because historically, they
have been perceived as places to own because of their lower
crime rates, greater quality of life, & affordable housing.
To analyze New Orleans neighborhoods for targeting, the
established neighborhood criteria must be applied, the
availability of stock determined, crime rates obtained &
reviewed, the quality of life examined, and the general demand
for the area considered. Although an on-site analysis could
not be performed, nor crime rates obtained, data received from
NDF & Census Tracts as well as my knowledge of the
neighborhoods, were used to identify neighborhoods that could
be good targets for the revitalization efforts.(See TABLE V)
TABLE V
# Neighhnrhnd DivPrgP* Min.
5 Mid-City,Tulane 2** 65.4%
7 Bayou St.Jhn,St.Bernard 2 69.6%
8 6th Ward, 7th Ward, Treme 1 96.6%
9 St. Roch, St. Claude 1 87.5%
11 Leonidas,Carrollton 2** 88.6%
13 Broadmoor,Freret,Uptwn 2** 62.0%
16 Riverside 2 68.4%
17 Irish Channel,Lower Gdn District 2** 71.0%
19 Marigny,Bywater 1 71.0%
26 General Meyer, Behrman 1 71.2%
SOURCE: Univ. of N.O. Real Estate Mkt. Analysis, January,
1992. and 1990 U.S. Census Tracts
* Diverse
1 - working & middle class residents
2 - a diverse cultures, and socioeconomic & ethnic groups
** These neighborhoods have wide ranges of housing prices
These neighborhoods are only suggestions, and require
performance of the additional steps described above to
determine their actual feasibility.
C. Key Participants
Several key participants play a vital role in the
revitalization plan's success. Although most of these
participants presently exist, some need to be created or
located. The participants that presently exist include Liberty
Bank & Trust, the Neighborhood Development Foundation, the
Mayor of New Orleans & certain city agencies, the neighborhood
residents, and area financial institutions. A non-profit
organization responsible for the plan's implementation, needs
to be created, and a real estate developer, investors, and
real estate professionals need to be located.
Each participant plays an important role in at least one
stage of the plan and depends on the others to contribute
different components of the variables needed for success. Each
participant must fully understand their defined roles and how
they affect the overall plan.
The critical roles of each participant and their
significance to the plan's implementation are outlined below:
Without the Mayor's commitment, it will be very difficult
to implement the revitalization plan. His support must be used
to organize support & raise funding from various resources
within the city, state, and federal government. He must
recommend adoption of the general revitalization plan by the
City Council to ensure that a specific format is available to
follow as new officials take office.
A commitment from certain city agencies, such as police,
sanitation, and the Planning Commission is important and can
be shown through increasing the quality & level of public and
human services in the area and by enforcing zoning ordinances
and building codes to maintain the neighborhood's character.
The Mayor would be responsible for conveying the importance of
participation and mandating that these organizations become
involved in the process. The coordination of all city
agencies' efforts can be organized & carried out under the
guidance of the its Office of Housing & Urban Affairs. This
office is responsible for improving the housing conditions in
the city and can provide assistance with human service
programs needed in the neighborhoods through monies
received from Community Development Block Grants. These human
service programs include: homeless assistance, day care
services, health services,teenage pregnancy prevention, drug
abuse abatement, literacy, outreach/counseling, and youth
entrepreneurship.
The City, through the Office of Housing & Urban Affairs,
can also provide access to programs it has developed through
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monies acquired through the Community Development Block Grant
Entitlement Program and the HOME Investment Partnership. These
programs provide monies to low & moderate income homeowners or
prospective owners for rehabilitation & home ownership. Other
programs provide monies for emergency home repair, for elderly
owners in need of special installations, for the enforcement
of code requirements, and for the demolition of vacant
housing. The rehabilitation & acquisition loan programs are
funded through both the CDBG & HOME programs, and their major
differences are that the CDBG programs are for specifically
targeted areas where as the HOME programs are offered city
wide.
As the city's foremost VA/FHA housing lender, Liberty Bank
& Trust, should maintain its relationship with the Federal
National Mortgage Association to purchase pools of the
mortgages created especially for this type of program. This
relationship is critical because it allows the bank to
maintain a constant flow of funding to qualified borrowers,
and permits them to offer mortgages with built in
flexibilities for those in need of rehabilitation or home
ownership loans. These special mortgages have been designed to
cater to the needs of low & moderate income persons, and their
flexibilities include a qualification ratio of 33/38, which is
higher than the standard 28/36, and a loan to value ratio of
95%, instead of 80%. It also allows the borrower a 3/2 Option
for the downpayment requirement. This option allows the
borrower to meet the minimum downpayment by providing 3% from
their personal resources, and up to 2% in the form of a gift
from a family member, a grant, or an unsecured loan from a
non-profit or public entity. These qualification requirements
allow the borrower greater flexibility and a greater chance to
become a homeowner. To decrease the chances of default, FNMA
requires that all borrowers attend homebuyer education
training offered through either a bank or community
organization.
The key role of the residents is to express concern for
the neighborhood, its image, and its future by becoming
involved & committed to their neighborhood's revitalization
plan. The residents should also express concern for their
neighbors and be willing to integrate new people into the
neighborhood. Neighborhood organizations must act upon key
issues affecting the neighborhoods, and where organizations do
not exist, created so that they may do so. Organizations do
exist in the Treme, Lower Garden District, and Desire area
etc., but most neighborhoods will need assistance in their
creation. The residents must also, through neighborhood
organizations, administer positive reinforcement & negative
sanctions against neighbors and outsiders who violate the
norms by praising and promoting those who conform, & by
publicly acknowledging those who violate, through newsletters
and other mail media.
NDF's major role is to educate & counsel homeowners on
home ownership, the importance of community & participation,
home maintenance, home financing and how to be prudent
housing consumers. They should also assist borrowers
throughout the entire process from qualifying to
acquisition. Additional education components that should be
considered for inclusion in the training process are: housing
code standards, historic preservation, the history of New
Orleans neighborhoods & their unique architectural
significance, and energy conservation, how to form and
participate in neighborhood organizations, and crime
prevention training.
These additional components are important because they help
residents to understand the history of their neighborhood's
and why it is important to preserve them. A similar program
should also be developed to train the renters in the
neighborhoods so that they become better participants and it
increases their chances of maintaining mobility.
Since it is also essential to develop a diversified funding
base, and not become dependent on a single source for
financial support, the other area financial institutions'
primary role is to provide financial assistance for
rehabilitation & acquisition loans as well as funding for the
revitalization of the neighborhood's commercial areas.
The only participant that needs to be created is the non-
profit organization. Although the non-profit agency's primary
role is to carry out the goals & objectives of the
comprehensive revitalization plan, its greatest task is to
understand how it can best influence the attitudes, feelings,
and behavior of all participants towards the neighborhoods.
The participants' attitudes are important for stabilization &
revitalization to have its greatest chance for success,
because their visual commitment to the plan upgrades the
confidence and attitudes of others about the future of the
neighborhoods. Their attitudes also influence investment
decisions, satisfaction, & cooperation within the
neighborhoods.
A real estate developer should be located to consult the
non-profit agency and assist it in its efforts to acquire,
rehabilitate, & sell both single family & multi-family
residential as well as commercial properties when the non-
profit is incapable of doing so. The developer should
especially develop the apartments and the commercial centers
because they require more attention and management, and
because the non-profit might not possess the expertise to
handle them. Assistance is also needed to promote confidence
& revitalization towards the targeted neighborhoods.
The investors and businesses that will be targeted are
needed to remain & reinvest in the properties developed in the
area, to make sure that the neighborhood's housing as well as
commercial needs are satisfied. Participation is also needed
to communicate with the residents to make sure that they are
adequately being served. These actions would show the
investors confidence and support for the areas, and perhaps
influence the attitudes of others.
Since perceptions influence value, real estate brokers,
agents, appraisers, and contractors should be contacted to
direct potential residents towards the targeted neighborhoods
and exhibit confidence & positive attitudes towards the areas
themselves.
Many of these participants have had previous working
relationships, and NDF currently works with several area
financial institutions, real estate brokers/agents, and
appraisers as it carries out the mission of its organization.
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In addition to these key participants, other resources have
been identified and are reviewed in the next section. These
resources could provide contributions, and support the
implementation of the plan.
D. Other Resources:
An investigation of similar programs currently operating in
New Orleans was performed to identify what possible resources
and contributions they could provide, and in what ways could
they lend support to the implementation strategy.
The other programs identified, & currently operating in the
City are as follows: the Community Improvement Agency, the
Neighborhood Housing Services, Project Equity, the
Preservation Resource Center, and the Local Initiatives
Support Corporation. The Louisiana Housing Finance Agency, &
the New Orleans Home Mortgage Authority could also participate
through their bond issue programs.
The Community Improvement Agency is a state agency based in
New Orleans that can expropriate residential properties for
private sale if they meet certain criteria set by the agency.
The agency can basically expropriate any residential housing
that has been declared vacant & uninhabitable by the Housing
Code Enforcement Agency of New Orleans or by the New Orleans
City Council. It can also expropriate housing if the
current owner fails to comply with the request from the
Enforcement Department or the Community Improvement Agency to
correct the violation.
The CIA has been relatively dormant over the past years,
but the recent urging from City Council members to act, has
created some movement. In May 1992, the City Council declared
19 properties blighted, of the 30 submitted, which
significantly added to the agency's current list of only 17
properties. One hundred houses currently await Council action,
and will be submitted at a rate of 50 per month. 19 The CIA
can use it powers to expropriate properties in the targeted
neighborhoods when their owners fail to comply with current
housing codes & standards. The agency can also help because it
can borrow monies at low interest rates, and offer cash
incentives and loans to help increase sales.
The Neighborhood Housing Services offers a comprehensive
housing rehabilitation and finance counseling service to
households as well as low interest housing loans. Their
services include construction management, home inspection,
cost estimates, bid management, contract administration,
construction oversight, funds disbursement, & credit
counseling. Assistance from NHS could be extremely helpful to
current owners in the neighborhood whose housing is in need of
rehabilitation or compliance to current housing standards.
Neighborhood Housing Services and the Neighborhood
19 Christopher Cooper. 19 New Orleans Houses on list to force
sale or repair. The Times-Picayune, May 22, 1992.
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Development Foundation have combined their services with area
financial institutions to create Project Equity. Project
Equity is a program of the Neighborhood Housing Services of
New Orleans, Inc. which assists low and moderate income
families with purchasing homes that are currently on the REO
lists of the area's financial institutions. It's educational
component is administered through the Neighborhood Development
Foundation and its low interest funding for the acquisition &
rehabilitation of the properties is provided through area
financial institutions. Liberty Bank as well as 23 other
financial institutions are involved. Project Equity can be
used to locate REO properties in the targeted neighborhoods &
make them available for sale.
The Preservation Resource Center, a non-profit agency that
promotes the preservation of New Orleans' historic
architecture & neighborhoods, is currently revitalizing
portions of the city's Lower Garden District through its
Operation Comeback Program. Operation Comeback began in
1988, and targets a 24 square block neighborhood for
revitalization. Its progress has been slow because of economic
conditions, but vast & visible improvements have been made.
The agency is currently selecting a consultant to review &
determine the true impact of its efforts, and in 1991, this
program was awarded a National Honor by the National Trust of
Historic Properties. The agency also operates other programs
including Christmas in October and its Live in a Landmark
Campaign.
Christmas in October, in its 5th year, organizes volunteers
to work on the houses of needy homeowners in the Lower Garden
District. In 1991, PRC added 3 more neighborhoods to its
efforts, and 3000 volunteers worked on 41 houses. The Live in
a Landmark Campaign markets vacant, historic properties for
sale to prospective homeowners, and assists them with
financing & rehabilitation.
The PRC can assist this revitalization plan by educating
residents & borrowers in the targeted neighborhoods about New
Orleans's historic districts and their architectural
significance, as well as relating difficulties & successes it
has experienced to the non-profit agency. It can also form a
partnership with the non-profit when it targets historic
districts for revitalization and work together to achieve
improvements.
Local Initiatives Support Corporation, a national non-
profit lending & grant making institution, attracts private-
sector financial & technical resources for the rejuvenation of
deteriorated communities & neighborhoods. The City of New
Orleans has recently allocated $ 1 million dollars of its
monies to this agency. Since the City actually allocates
funding to this organization, it can encourage its
participation & support by providing funding for neighborhoods
targeted by the non-profit agency.
The Louisiana Housing Finance Agency & the New Orleans Home
Mortgage Authority both issue mortgage revenue bonds to
finance low interest loans to low & moderate income first time
buyers for acquisition & rehabilitation. First time buyers
have either never owned a home or have not purchased one
within the past three years. The bond monies are currently
loaned through many local financial institutions including
Liberty Bank & Trust, and its borrowers are trained through
the Neighborhood Development Foundation.
The federal government operates several programs that could
assist the revitalization efforts in the city including Urban
Homesteading, and HUD's Disposition Program.
Urban Homesteading helps upgrade neighborhoods by
transferring, at little or no cost, the titles of vacant
houses owned by various federal agencies which, in turn
convey them to persons who will repair, maintain, and occupy
them for at least 5 years.
HUD's Disposition Program is similar to Urban Homesteading,
but instead, specifically targets the Department of Housing &
Urban Development acquired single family properties to sell at
a discount to private non-profit organizations for resale to
low & moderate income families. One stipulation is that the
agency purchase a minimum of 5 properties in its neighborhood.
Other Federal programs identified, can issue grants or
loans to either the City, the non-profit agency, neighborhood
organizations, or investors. These include the Community
Development Block Grant Entitlement Fund, Historic
Preservation Grants In-Aid, Neighborhood Development
Demonstration, Small Business Loans, HOME Investment
Partnership, HUD Section 8 Program, Housing Counseling
Assistance, Neighborhood Reinvestment Corporation and their
descriptions can be found in the Appendix.
The Mayor's participation would be needed to contact the heads
of the organizations & encourage them to participate, but this
should not be a problem since he influences these
organizations and allocates city monies to some of them on an
annual basis, such as LISC.
E. Implementation
Comprehensive strategies are those that include all
available resources, and capture the dynamics of neighborhood
revitalization. They may be applied in any city or
neighborhood, but in order to be effective, the unique
characteristics of the targeted area should be taken into
account and integrated into the overall strategy.
The proposed implementation strategy was based on a similar
strategy implemented in the City of Detroit 20 , but it
integrates New Orleans' unique housing stock, potential for
home ownership and rehabilitation and high number of residents
that can afford the average home, to cater to the goals
established for this plan.
It is imperative that all residents become involved and not
have everything done for them. The plan must begin by
accomplishing small tasks that are specific, realizable, and
actionable to gain confidence & support, and the Mayor must
use his power & influence to encourage participation.
Neighborhoods bordering "good" 21 areas should be targeted
first, so that larger clusters of "good" areas can be created.
They should also be targeted first, because they are more
20 David W. Rasmussen. A National Strategy for the City of
Detroit, 1981.
21 A good area is a neighborhood having a home ownership rate
that exceeds 50% and has a well maintained housing stock.
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easily influenced & integrated due to their close proximity to
"good" areas. Since the newly created non-profit will be
responsible for implementation, a qualified and capable staff
must be located for effective implementation to take place.
The staff must be knowledgeable of housing or revitalization
programs and their implementation methods. Staff members that
would be responsible for particular areas, and that are key to
the strategy, include an Executive Director, a Rehabilitation
Specialist, a Neighborhood Coordinator, and a Marketer. The
Executive Director should be responsible for supervising the
implementation of the plan, coordinating & communicating with
all participants, and soliciting funding & support for its
efforts. The Rehabilitation Specialist should have knowledge
of the City's housing code standards & cost estimation methods
in order to efficiently inventory the status and condition of
the neighborhood's housing. The specialist should also be able
to work with contractors and the developer to make sure the
neighborhood's development needs are met. The Neighborhood
Coordinator should be responsible for communicating & working
with residents, in addition to helping them form neighborhood
organizations when needed. The Marketer should be responsible
for maintaining the list of available properties in the
neighborhood, supervising neighborhood tours, showing homes,
and working with the media to promote the program.
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The four steps that make up the implementation strategy are
(1) Visible Commitment, (2) Preservation of the Housing Stock,
(3) Targeting Borrowers & Promoting Home Ownership, and (4)
Stimulating Reinvestment. A diagram showing the key staff
member from the non-profit responsible for each stage, and the
participants needed to carry out the tasks in each stage can
be found below.
P A R T I C I P A N T 8:
STAGE 1
NON-PROFIT:
Exec. Dir.
OTHER:
Mayor
City Agencies
Residents
Neigh. Org.
STAGE 2
Rehab. Spec.
City Agencies
Comm. Improv.
Neigh.Hsg.Svc.
Project Equity
Urban Homestd.
STAGE 3
Neigh. Coord.
Marketer
NDF
R.E. prof.
Pres. Resource
Investors
Developer
STAGE 4
Exec. Dir.
Rehab. Spec.
Mayor
Investors
Businessmen
Developer
Merchant Assoc.
A full description of each stage, the tasks involved in its
implementation, and its responsible parties are as follows:
(1) Visible Commitment.
The Mayor must publicly commit to the program and should
only promise what can actually be accomplished. If his
promises are not kept, people will become disappointed, and
will not exhibit confidence & support for the plan.
After the Mayor has publicly committed to the
revitalization of neighborhoods and to this plan, city
agencies should immediately begin upgrading public and human
services in the neighborhoods. These efforts can be
coordinated through the City's Office of Housing & Urban
Affairs, which is responsible for improving the housing
conditions in the City. Other city agencies to be included are
the Department of Sanitation, Police & Fire, the Parks &
Parkway Commission, the Code Enforcement Department, and the
City Planning Commission. The city's actions are important to
strengthen neighborhood confidence & commitment, and to gain
participation in the revitalization efforts. The Office of
Urban & Housing Affairs and the Executive Director of the non-
profit agency should coordinate to see what public & human
services need to be immediately increased in the targeted
neighborhoods, and the non-profit should monitor progress and
report the results to the OHUA. Services that may need to be
upgraded include: street lighting, street maintenance, garbage
collection, police & fire protection, landscaping, and human
services. Parks should be kept clean and be watched over so
that they offer a safe, recreational environment for the
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children in the neighborhood. They should also cater to adults
as well as children by including gardens, tennis courts, and
ball areas, etc. The OHUA or other responsible city agency and
the Resident Coordinator should meet with residents to find
out exactly what their human service needs are and work with
them to make sure that they are met. The human services needed
in the neighborhoods may include anything from teenage
pregnancy consultations to day care & literacy services.
Monies received by the City, from the Community Development
Block Grant for these types of programs, should be utilized to
provide them to the neighborhoods.
Resident & neighborhood group participation should then be
solicited to assist the city with the upgrading of services
through Crime Prevention/Resident Watch and Clean Up or
Beautification programs. When neighborhoods are kept clean &
well lit, vandals and potential offenders think twice about
their chances of being detected and reported to the police.
All residents should coordinate & communicate with the police,
register complaints, and establish familiarity with the
policemen patrolling their area. One policemen should be
assigned to each neighborhood, and should regularly meet with
neighborhood organizations to suggest tips for crime
prevention as well as work with the children & teenagers in
the neighborhood. A similar program is now being operated, and
policeman are being assigned to certain housing projects.
Although this program is relatively new, it has been working
fairly well. Standards for property maintenance should also be
established by the residents and enforced when violated. If
some residents cannot afford to maintain their properties,
programs similar to the PRC's Christmas in October can be
started, where volunteers assist owners to correct the
deferred maintenance of their properties. If the residents
aren't successful with enforcement, they can solicit support
from OHUA or the Neighborhood Coordinator.
The city and non-profit agency must assist the residents
with the formation of neighborhood organizations, where they
do not exist, and with its operations when they are formed.
The politics of each neighborhood and the residents who reside
there must be taken into account, and it is important for the
organization to have a contact person with the city and with
the non-profit for effective communication & the coordination
of all efforts. The non-profit's Resident Coordinator would be
responsible for organizing & working with residents, and
making sure that the residents understand the revitalization
process and know that they cannot oppose everything if any
results are to be achieved. The Coordinator must emphasize to
residents that they must act and not complain, and show their
commitment through participation. The neighborhood
organization's activities should include: organizing task
forces, distributing newsletters, soliciting for funding,
organizing social events for the neighborhood, communicating
with other organizations and encouraging feedback &
participation from the neighborhood's residents and other
institutions. These actions should keep residents and others
informed of the neighborhood's actions and progresses, as well
as promote positive images about the area and encourage
participation.
The residents should be directed to the City representative
or the Neighborhood Coordinator when problems arise, and
should be informed of possible funding & other opportunities
available to their neighborhood organizations.
(2) Preservation of the Housing Stock.
The Rehabilitation Specialist would be responsible for
implementing this stage of the plan. The specialist must begin
by performing a full inventory of the neighborhood's housing
stock to estimate its rehabilitation costs and determine its
availability status. All units should be categorized by
condition & availability. Classifications can be measured by
the resources needed to upgrade and are as follows:
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A - not exceeding $ 1000
B - not exceeding $ 3000
C - $ 5000 - $ 10,000
D - $ 10,000, not to exceed 50% of the building's value
E - Demolish
These classifications are important to establish a value
after rehabilitation, and to match potential borrowers with
affordable & available housing products.
Housing Codes should then be enforced through funding
provided by the City's Code Enforcement Program, and a list of
housing available for sale should be compiled for the non-
profit' s Marketer.
The owners of buildings in need of rehabilitation, because
of deferred maintenance or inappropriate housing code
standards, should be contacted by the Code Enforcement
Department and the Rehabilitation Specialist. The Code
Enforcement Department should inform the owner of his
property's deficiencies and give adequate time for
compliance. Consequences of non-compliance should be
emphasized, especially the expropriation powers of the
Community Improvement Agency. Owners should also be
informed, by the Rehabilitation Specialist, of the funding
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available to upgrade their residences, to have them conform to
the City's current housing standards and the maintenance
standards of the neighborhood. The Specialist should also
convey that assistance from the Neighborhood Housing Services
Agency is available for locating & working with contractors,
as well as the supervision of the rehabilitation.
All buildings that are categorized as condition "E" or
whose owners do not comply with code standards, should be
demolished. Demolition can be administered through the city's
Vacant Housing Demolition Program or the Community Improvement
Agency, and then be made available for acquisition. A list of
these vacant sites should then be maintained and submitted to
the developer through the non-profit agency.
Acquisition and development should be performed with the
assistance of the real estate developer and should be
monitored by the Rehabilitation Specialist. The developer's
expertise can either be used to acquire & develop residential,
commercial, & vacant properties in the neighborhood or to
advise the agency in its efforts to develop them. The
developer actions must be guided by the goals of the plan and
he should not develop housing that will displace current
residents from the area. A minimum number of affordable rental
units should be maintained through Section 8 certificates, and
Section 8 certificates used instead of designating buildings
as Section 8 properties. This will avoid resident isolation,
and promote a more integrated neighborhood environment.
Project Equity, Urban Homesteading, & HUD's Disposition
programs resources can also be used to identify available
properties from their programs in the targeted neighborhood,
and the Marketer & Rehabilitation Specialist should work with
the agencies to have them rehabilitated, marketed & matched
with potential borrowers.
(3) Targeting Borrowers & Promoting Home Ownership.
The non-profit's Marketer would be responsible for this
stage of the strategy and should develop and enforce a
marketing plan for each neighborhood. Since neighborhoods are
unique, the marketing plan's strategy should be catered to its
individual needs, but the most important objective must be to
portray a positive image of the targeted neighborhood,
regardless of its uniqueness. The plan must also strive to
build momentum for the marketing of both the new & existing
affordable housing in the neighborhoods directed to low &
moderate income buyers & renters. It should be used to
communicate that home ownership is almost within grasp and
that it should not be feared.
The most effective means of conveying these messages is by
word of mouth. Awareness of the neighborhood revitalization
program and encouragement of economic development in the area
should also be emphasized and the possible channels that can
be used to express these messages include: (1) working with
the media to feature stories on the neighborhood's progress
and successes. The local reporters should also familiarize
themselves with neighborhood organizations to keep abreast of
ongoing issues. (2) Working with real estate brokers and
agents to make them aware of the positive changes and
direction of the targeted neighborhoods, and to have them
direct residents to the area. Agents can also be used to
market the rehabilitated and newly developed properties in the
neighborhood to borrowers trained through the Neighborhood
Development Foundation. (3) Distributing mailings & brochures
to targeted consumers, to attract them to the area, and (4)
sponsoring special events such as block parties and tours may
also serve as effective communication & marketing tools. The
Marketer should determine the best way to approach and
implement these strategies in each neighborhood depending on
its characteristics and unique features.
The Neighborhood Development Foundation should qualify and
educate the borrowers as they are located, as well as the new
tenants of the neighborhood. Educational programs should be
catered to both home owners and renters and include such
topics as: expectations of home ownership, family budgeting,
home maintenance, home financing, working with real estate
professionals, insurance, neighborhood participation &
organization formation, historic preservation, energy
conservation, neighborhood & architectural history, housing
code standards, and crime prevention training. The
Preservation Resource Center's resources can be used to assist
with the historic and the architectural education as well as
classes on how to preserve the historic stock and receive tax
credits for their efforts.
Each trainee should receive Fannie Mae's workbook, A
Guidebook to Home Ownership, or a similar publication for
future reference, because training enables the residents to
understand "true" meaning of living in a neighborhood and how
their participation enhances its chances of maintaining
viability.
With the assistance of the Marketer, NDF can match
borrowers with funding. This can be achieved during the
borrower's loan qualification process, because once an
affordable home value is established, available financial
sources can be matched to fit the unique needs of the
borrower. Assistance may take the form of low interest loans
or grants provided by the various financial resources
participating in the program.
Borrower qualification, including the borrower's maximum
monthly payment computed must be completed before the
appropriate housing can be identified for the borrower.
Borrowers can then be directed to the non-profit's Marketer,
or real estate brokers & agents for tours or walks through the
neighborhood & its available housing. The Marketer should
develop a timely touring schedule, maintain a list of
available housing in each neighborhood, and advertise or
market them to potential residents.
(4) Stimulate Reinvestment
Many of New Orleans neighborhoods' commercial areas are
unsightly, or do not adequately provide the services needed in
its neighborhoods. The financial resources available to the
program will play an important role in revitalizing the
commercial areas, because high operating costs, unavailable
resources, and the unwillingness of businesses to enter the
area are primary causes of the commercial area's unpleasant
conditions & failures. Funding and incentives should be used
to stimulate reinvestment and economic development in the
neighborhoods and coordinate with the plan's revitalization
efforts. Significant funding should be solicited from the
participating financial institutions, and the city should
provide incentives for those who invest in the area.
Incentives may take the form of tax abatements through the
City's Restoration Tax Abatement Program, or sales tax
exemptions on construction materials and state employee tax
credits per new employee through the Louisiana Enterprise Zone
Program. Adequate funding should also allow the commercial
centers to offer the desired goods and services needed in the
neighborhood at competitive prices, and to provide the centers
with highly visible security. In return, the merchants should
be encouraged to hire employees from the neighborhood and to
form a merchant's organization to communicate with the
residents & other businesses. Through feedback obtained from
these sources, businesses can be sure to meet the needs of its
residents so that they continue to shop in the area.
Participation with other retailers to form a cooperative that
takes advantage of quantity discounts could reduce costs,
because delivery fees for small or large quantities are
relatively equal.
Business owners should also communicate with other
commercial organizations in New Orleans such as the Freret St.
Development Corporation, the North Claiborne/St. Bernard Local
Development Corporation, and the Lower Magazine Street
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Association about their revitalization efforts & successes.
These actions not only convey their participation & approval
of the revitalization efforts to all participants, but may
also help to maintain its viability & reduce some costs of
doing business.
The neighborhood commercial areas in New Orleans are
usually either neighborhood or community centers. In general,
neighborhood centers are usually between 80,000 and 120,000
square feet and have two anchors, while community centers are
usually between 100,000 & 350,000 square feet, and have three
anchors.22 The commercial anchors in New Orleans are usually
a Winn Dixie supermarket, a Walgreens or Eckerds drugstore, &
a major discounter. Although community centers usually need
more intensive management than neighborhood centers because of
their size, for both centers, the supermarket is the most
vital tenant because of its economic draw, & its resistance to
recessions & inflation. It is also very important for the
supermarket operator to be experienced & have a successful
track record. 23 Although the supermarket is the most vital,
other tenants normally found in New Orleans centers include a
dry cleaner, a hair stylist, a shoe store, a Movietime video
22 Suzanne Sunshine Mendel, The Economics of Retail Centers in
Inner City Neighborhoods, The Real Estate Finance Journal,
Spring 1992, p. 67
23 Suzanne Sunshine Mendel.The Economics of Retail Centers in
Inner City Neighborhoods. The Real Estate Finance Journal,
Spring 1992, p. 68
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store, and a large retailer such as Shoneys or Baskin Robbins.
In many areas, several fast food outlets are also nearby, such
as Rally's, Popeyes, Pizza Hut, etc. because of their high
demand. In general, sixty percent of the gross area should be
dedicated for the supermarket, & credit tenants should account
for 50 to 70% of the total square footage.24 This
combination, in addition to a good tenant mix, helps add to
the success of the center and the creation of a revitalized
community. Further research should be performed to determine
the specific needs required by the neighborhoods so that they
can sufficiently support the center.
The developer should work with the Rehabilitation
Specialist and business owners to determine what improvements
need to be made to the neighborhood's commercial areas and how
they can best achieve them.
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24 Ibid.
F. Benefit/Cost Analysis
To assess the viability of any plan, its benefits must be
weighed against its costs. New Orleans' high vacancy rate, low
home ownership rate, and housing affordability, allow enormous
opportunity & potential for improvements in its neighborhoods.
As implementation takes place, housing stock will be
rehabilitated, neighborhood environment's improved, and home
ownership increased. These actions would in turn help to
stabilize the neighborhoods, increase citizen participation,
and promote communication between the residents and the city.
Although these changes would be beneficial to the city and its
neighborhoods, these improvements could also cause negative
impacts that must be planned for to be avoided.
As property values increase and more residents enter the
neighborhood, some current residents could be displaced as a
result of increased occupancy costs. To counter this problem,
a maximum median home value, after rehabilitation, will be
established for targeted neighborhoods to help maintain
affordable housing for current residents. A minimum number of
affordable rental & owner units will also be required to
minimize displacement of the current residents and to maintain
the uniqueness & diversity of many New Orleans neighborhoods.
In turn, this diversity allows residents of various
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ethnicities, cultures, & socioeconomic statuses to live
together.
The housing affordability in New Orleans, and the capacity
of a large number of current renters to afford housing, should
also minimize displacement because most families can afford
the typical single family house. In addition, a Louisiana
property tax law contributes to this affordability
because the majority of homeowners in New Orleans do not
have to pay property taxes due to a $ 75,000 homestead
exemption. This exemption can be realized by any homeowner
whose assessed property value falls below $ 75,000. Since
the median price of a house is $ 71,521, and the median home
price in the targeted neighborhoods after rehabilitation is
expected to be a maximum of $ 75,000, the majority of
homeowners should maintain this luxury and it should not
have an adverse impact on the revitalization plan.
Other benefits resulting from the revitalization efforts
affect jobs and economic development. The increases in
construction activity should require additional construction
jobs, and the revitalization of commercial areas could create
jobs for the residents of the neighborhood as well as
increased tax revenue received from retail sales.
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V. CRITICAL RISKS
Major risks to be considered are (1) the potential of a
decline instead of upswing in local economic conditions, (2)
the unavailability of funding needed to properly implement the
plan, (3) participation & coordination from critical players,
and (4) the potential of the areas becoming too popular and
displacing the current residents.
In an attempt to prepare for these potential drawbacks,
this section discusses the likelihood of their occurrence, and
suggests possible methods of avoiding them.
(1) POTENTIAL DECLINE IN THE LOCAL ECONOMY
Although this entire plan is predicated on the continuous
upswing in the local economy, and the past years have taken
its toll, positive actions are now taking place. Particularly
the gaming industry, because of the recent legislative
decision to allow both riverboat gaming and one land based
casino. This decision to legalize gaming has managed to spark
the economy and has sent riverfront properties and adjacent
parcels escalating in value. Gaming also promises new jobs,
incomes, and revenues to the city, as well as an increase in
the demand for housing. The timing of this program seems
right, and should help to accommodate the increased needs in
the city.
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(2) UNAVAILABILITY OF FUNDING
In the past, the housing stock has been unattended
because of a lack of funding as a result of the local
recession. Since the level of city services received is a
function of economic conditions, funding is needed not only to
rehabilitate the housing & commercial stock in the
neighborhood, but also to provide adequate services to the
communities. Over the past few years, the Preservation
Resource Center has struggled to locate & maintain funding
needed to carry out their efforts to revitalize the Lower
Garden District, and today is highly dependent on funding to
avoid setbacks. The Mayor's commitment is key, not only to
obtain adequate funding from the city's resources, but also to
encourage funding & support from the area's financial
institutions & businessmen. Liberty Bank's partnership with
FNMA has provided a good start, but must be maintained to
provide a dependent source of capital from year to year. The
commitment from both the Mayor & Liberty Bank has meant that
the first major hurdle has been conquered, but commitment from
other critical participants is also necessary.
(3) PARTICIPATION & COORDINATION OF CRITICAL PLAYERS
Participation & coordination depends heavily on the
interaction between a significant number of public & private
players. Participation means different things to different
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parties, and the politics of each organization must be
considered in the creation of this public-private partnership.
Support will be required from the Mayor, to the residents and
local financial institutions, but the Mayor's support is
critical to influence the participation from all crucial
participants. His support should not be problematic since he
maintains relationships with most of the parties, but special
attention may have to be given to residents. Residents may
need special attention because they usually must be convinced
of the area's viability, through visual improvements, before
they participate and volunteer their time. Since lack of
participation from neighborhood organizations may also result
from the failure of groups to organize or poor attendance at
neighborhood meetings, the Neighborhood Coordinator and a City
representative should be assigned to each neighborhood. Their
jobs would be to actively communicate with the neighborhood
organizations and where they do not exist, help them to
organize. Groups fail to organize because of inadequate
leadership, the unavailability of representatives, lack of
familiarity with the processes, and lack of awareness of an
organization's existence. Adequate communication & assistance
from the non-profit & the city should help to alleviate this
problem and residents should be trained on how neighborhood
organizations should operate. Their roles in the
implementation of the plan should also be communicated, so
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that they fully comprehend the process and the goals of the
revitalization plan. The residents participation is important
to obtain input, and to foster the communication of their
needs to the city and the non-profit.
(4) CURRENT RESIDENT DISPLACEMENT
Revitalization plans must be cautious of rehabilitating at
such a rapid pace that too much demand is created in an area,
and the displacement of some of its current residents takes
place. Although this could happen in New Orleans, certain
steps will be taken to avoid this potential problem. First,
when analyzing and choosing neighborhoods, a maximum average
home value after rehabilitation of $ 75,000 should be
maintained. Also, a minimum number of affordable units must
remain available to the area through Section 8 designation or
some comparable program. Lastly, the implementation should be
steadily paced and allow at least one alternative neighborhood
undergoing revitalization for borrowers to choose from.
These risks are inherent to most revitalization plans, but
the created non-profit organization, as the central player &
nucleus of the revitalization plan, should be responsible for
making certain that these strategies are followed to minimize
risks as much as possible.
The newly created organization, should also strive to
minimize risks because New Orleans neighborhoods have been
neglected for too long as a result of staggering economic
conditions, and must be saved! Their vacancies and unsightly
structures are offensive to their residents, and repulsive to
the average historic preservationist.
Although the city has not been blessed in the past with
strong economic conditions, this is beginning to change.
Increased tourism as a result of the Aquarium of the Americas,
record convention bookings, and the recently approved gaming
industry, should allow a sufficient recovery and rejuvenate
the confidence some residents have felt in the past. This
confidence should allow positive impacts to take over where
remnants of ruin and decline now stand. The unemployment rate
should be reduced, poverty decreased, and the low home
ownership rate raised as new jobs are created and residents
are assured of the availability of capital, and their
capabilities to become homeowners. The revitalization plan
should help to augment this process, and lead the
transformation from neighborhood decline to neighborhood
preservation, because as New Orleans neighborhoods are
preserved, historic, cultural & ethnic diversities are saved.
The Mayor of New Orleans, as the highly visible &
influential leader of the City must continue to show his
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commitment & support to New Orleans' neighborhoods, not only
through words, but also through his actions. He must encourage
participation from all needed resources and allocate city
monies as well as raise additional funding to effectively
implement the plan.
The commitment & teamwork of the city, its residents,
Liberty Bank, the non-profit agency, the Neighborhood
Development Foundation, and others, is needed to revive the
New Orleans we all once knew and create an enjoyable quality
of life for all who reside there.
Due to time constraints, and the lack of an on-site
analysis, some details were not included and must be
recognized & investigated by the non-profit agency that is
created. Some of these details include a more intense
neighborhood analysis, further research of possible resources
available, and the next level of detailed tasks involved in
the implementation strategy.
APPENDIX
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I. NEIGHBORHOOD STATISTICS
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
1 Lakeview
$ 34,456
$ 99,580
64.2%
54.78
1818
no
3.9%
2751
2 Lakewood South
$ 38,753
$ 127,900
63%
61.40
2083
no
29%
1842
Stock (units)
Townhse/Condo
Sgle Family
2-4
5+
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
3 Filmore
$ 34,119
$ 71,208
68.5%
45.50
1565
no
61%
4905
4 Pont.Pk,Gentilly Wds
$ 49,373
$ 45,164
72%
39.53
1249
no
60%
6114
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
1049
3943
1812
418
411
1754
871
108
738
5100
1460
769
1148
6644
1520
206
78
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
5 Mid-City/Tulane
$ 21,843
$ 70,883
22%
34.80
2037
being surveyed
65.4%
3927
3185
1642
3275
1050
6 Gentilly
11,725
62,305
17.7%
41.37
1506
no
98.5%
1918
94
340
507
1429
7 Bayou St.Jhn,St. Bernard 8 6th,7th Ward
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
$ 23,923
$ 65,800
36.7%
38.12
1726
yes
69.6%
2775
$ 17,498
$ 43,236
32.5%
24.19
1787
yes
96.6%
4191
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
1780
1703
1536
642
3297
2288
1996
70
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9 St. Roch, St. Claude
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
18,353
40,949
39.8%
28.45
1439
no
87.5%
6265
3939
4006
3324
420
11 Leonidas,Carrollton
$ 15,981
no sales
22%
no sales
no sales
no
97.8%
3455
646
1704
1212
1795
12 Fountainbleau
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
$ 19,500
$ 96,872
43.4%
48.85
1983
yes
88.6%
3307
$ 37,444
$ 134,305
46.4%
55.66
2413
no
30%
5711
Stock (units)
Townhse/Condo
Sgle Family
2-4
5+
1935
2406
1519
304
1998
4570
4345
1273
10 Desire
13 Broadmoor,Freret,Uptwn
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
$ 27,451
$ 119,621
40.9%
49.78
2403
yes
62%
6528
$ 40,190
$ 169,962
37%
63.68
2669
yes
19.6%
947
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
15 Central City,Magnolia 16 Riverside
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
$ 12,360
$ 48,015
14.4%
26.31
1825
yes
95%
7385
$ 19,670
$ 70,970
29.6%
37.55
1890
yes
68.4%
2960
Stock (units)
Townhse/Condo
Sgle Family
2-4
5+
3270
4003
4790
1315
364
678
1062
932
4104
1770
3947
6604
712
704
733
234
81
14 Touro, Gdn Dist.
17 Irish Channel,Lwr Gdn Dist. 18 CBD, Vieux Carre
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
17, 279
76,000
21.4%
31.10
2444
yes
71%
2960
1379
954
2211
3198
19 MarignyBywater
$ 25,097
$ 199,617
14%
74.29
2687
yes
20.8%
1235
592
748
2324
3152
20 Lower 9th Ward
Avg. Income $ 18,809
Avg. Home Value $ 64,802
HomeOwnership Rate 33.5%
Avg. Psf 34.16
Avg. Sq.ft. 1897
Historic yes
% Minority 71%
# of Families 1172
Stock (units)
Townhse/Condo
Sgle Family
2-4
5+
946
734
727
459
$ 17,631
$ 36,638
54.2%
28.41
1360
yes
94.6%
5276
2112
4606
1573
319
23 Downman/Dwyer
Avg. Income $ 43,288
Avg. Home Value $ 72,316
HomeOwnership Rate 64%
Avg. Psf 39.56
Avg. Sq.ft. 1828
Historic no
% Minority 69.8%
# of Families 7155
Stock(units)
Townhse/Condo 784
Sgle Family 4385
2-4 511
5+ 3042
24 N.O. East
Avg. Income $ 23,765
Avg. Home Value $ 73,834
HomeOwnership Rate 53.5%
Avg. Psf 40.04
Avg. Sq.ft. 1844
Historic no
% Minority 74.6%
# of Families 3535
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
674
2693
521
1841
25 Algiers Pt./McDonough
$ 14,870
$ 58,806
34.7%
31.77
1851
yes
72%
1956
1588
1618
970
1122
83
34,105
57,212
54%
37.59
1522
no
59%
12,200
2928
8356
1665
6351
21 LakeForest
26 General Meyer/Behrman
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
22,958
46,223
48.4%
32.46
1424
no
71.2%
3116
$ 40,801
$ 90,610
74%
42.58
2128
no
35%
5500
800
2237
859
1401
50 Lakeshore
150
5573
293
1625
51 Audubon,Prytania
Avg. Income $ 57,578
Avg. Home Value $ 181,900
HomeOwnership Rate 85.1%
Avg. Psf 67.94
Avg. Sq.ft. 2677
Historic no
% Minority .09%
# of Families 1752
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
24
2041
140
228
$ 23,223
$ 177,082
33.1%
74.00
2393
yes
41%
1319
833
847
1039
258
27 Aurora/Brechtel
53 Lower Algiers,Naval Stn
Avg. Income
Avg. Home Value
HomeOwnership Rate
Avg. Psf
Avg. Sq.ft.
Historic
% Minority
# of Families
Stock(units)
Townhse/Condo
Sgle Family
2-4
5+
$ 30, 117 $
$ 224,745 $
40.55%
71.67
3136
yes
34.8%
800
368
612
730
215
54 Lakewood
Avg. Income $ 34,363
Avg. Home Value $ 139,740
HomeOwnership Rate 31%
Avg. Psf 53.85
Avg. Sq.ft. 2595
Historic no
% Minority 43%
# of Families 2421
Stock (units)
Townhse/Condo
Sgle Family
2-4
5+
470
2132
374
1354
14 , 127
91,922
79.6%
49.58
1852
no
35.5%
81
0
97
0
0
60 Esplanade, Iberville
12,889
41,008
14.3%
20.88
1964
yes
97%
2841
1313
729
1692
1762
The above information was determined from data received from
the University of New Orleans Real Estate Market Data Ctr,
1990 U.S. Census Tracts, and The Preservation Resource Ctr.
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52 University
Average home values and prices per s.f. were calculated by
averaging all sales in the neighborhood for 1989, 1990, and
1991 as reported by the Multiple Listing Service.
Average income & home ownership rates were calculated by
averaging the incomes and rates of the census tracts in the
neighborhoods.
Housing Stock units & # of Families represent a total of all
census tracts in the neighborhoods.
Some neighborhood home values are significantly higher than
the household income in the area, which may mean that there
are a large number of renters, sometimes students, in the
area.
(Neighborhoods 5,7,8,9,11,13,16,17,19, & 26 represent
possible targets.)
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II. CENSUS TRACTS BY NEIGHBORHOOD
1 Lakeview: 56.01,56.02,56.03,76.03
2 Lakewood South: 55,76.04,76.05
3 Filmore: 33.01,33.02,33.03,33.04,33.07,33.08
4 Pont.Pk: 17.01,17.02,24.01,24.02,25.01,25.02,25.03,25.04
5 Mid-City: 49,50,54,60,63,64,65,71
6 Gentilly: 33.05,33.06
7 Bayou St.Jhn: 37.01,37.02,41,45
8 6th,7th Ward: 27,28,29,30,31,34,35,36
9St. Roch: 13.01,13.02,13.03,13.04,14.02,15,18,19,20,21,22,23
10 Desire: 14.01,16,17.03,17.06,17.98
11 Leonidas,Carrollton: 75.01,75.02,129,130,131
12 Fountainbleau:115,116,117,119,120,121.01,121.02,
125,126,127,128,132
13 Broadmoor,Freret,Uptwn: 100,101,102,103,109,111,112,114,122
123, 124
14 Touro,Gdn Dist.: 90,99
15 Central City,Magnolia: 67,68,70,72,79,80,84,85,86,91,92,
93.01,93.02,94
16 Riverside: 87,96,97,104
17 Irish Channel,Lwr Gdn: 77,78,81.01,81.02,83,88,89
18 CBD, Vieux Carre: 26,38,42,46,47,57,58,59
19 Marigny,Bywater: 11,12
20 Lwr 9th Ward: 7.01,7.02,8,9.01,9.02,9.03,9.04
21 LakeForest: 17.26,17.27,17.32
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23 Downman,Dwyer: 17.20,17.21,17.22,17.23,17.24,17.25,17.28
24 New Orleans East: 17.29,17.30,17.33,17.34
25 Algiers Pt.: 1,2,3,4
26 Gen'l Meyer: 6.02,6.03,6.04,6.05
27 AuroraBrechtel: 6.06,6.07,6.08,6.11
50 Lakeshore: 133.01,133.02
51 AudubonPrytania: 104,105,106,114
52 University: 107,108
53 Lower Algiers: 6.12
54 Lakewood: 6.13,6.14
60 EsplanadeIberville: 39,40,44.01,44.02,48
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FEDERAL GRANT & LOAN PROGRAM DESCRIPTIONS
COMMUNITY DEVELOPMENT BLOCK ENTITLEMENT GRANT - Provides
money to metropolitan cities to support the development of
viable urban communities by providing decent housing and a
suitable living environment & expanding economic
opportunities, principally for low and moderate income
persons.
(Department of Housing & Urban Development, (202) 708-1577)
HISTORIC PRESERVATION GRANTS-IN-AID - Provides grants to
states & localities to identify & evaluate their historic
properties and resources and nominate them for inclusion in
the National Register of Historic Places. National Register
sites are eligible for tax breaks and grants for the
acquisition, protection & development. There is a 50% match
requirement for this grant.
(National Park Service, (202) 343-9570)
NEIGHBORHOOD DEVELOPMENT DEMONSTRATION- Helps non-profit
neighborhood organizations carry out commercial development
activities through an innovative matching grant mechanism.
The non-profit must have been in existence for three years
and be located in the neighborhood that it serves.
(Department of Housing & Urban Development, (202) 708-2090)
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SMALL BUSINESS LOANS- provides guaranteed loans to small
concerns unable to obtain financing on the private credit
market.
(Small Business Administration, (202) 653-6470)
NEIGHBORHOOD REINVESTMENT CORPORATION- A congressionally
chartered, public non-profit corporation that provides seed
grants & technical assistance to local public-private
partnerships dedicated to revitalizing declining
neighborhoods.
(Neighborhood Reinvestment Corporation, (202) 708-1672)
HOME INVESTMENT PARTNERSHIP- Matches funding with cities to
expand & promote the availability of housing and home
ownership opportunities for low & moderate income persons.
(Department of Housing & Urban Development, (202) 708-1577)
HUD SECTION 8 PROGRAM- Provides rent subsidies to owners of
housing units to enable low income families to live in
decent, safe, and sanitary housing.
(Department of Housing & Urban Development, (202) 708-0477)
HOUSING COUNSELING ASSISTANCE- Provides monies for non-
profits to counsel homeowners & tenants in order to assure
successful home ownership and prevent delinquencies,
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defaults, and foreclosures.
(Department of Housing & Urban Development, (202) 708-1672)
PROGRAMS DESCRIBED IN THE TEXT:
Urban Homesteading: Dept. of HUD, (202) 708-0324
HUD Single Family Property Disposition: HUD, (202) 708-4594
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